Determination of a fair value for the town property at 72 Stow Road

Over a period of three years, the Boxborough Building Committee examined and evaluated 14 sites for
location of new public safety facilities. In November 2019, the committee recommended to the Select
Board that the best option for construction of new public safety facilities would be to use the town
property at 72 Stow Road currently held by the Boxborough Housing Board. This will require at some
point that town meeting vote to approve fair compensation to the Boxborough Affordable Housing Trust
for loss of this affordable housing asset. This document provides background material and information
bearing on the determination of fair value for the property. This includes:

e A Memorandum of Understanding executed in 2011 and recorded with the Town Clerk in 2014
e Performance history of the town’s investment portfolio from 2010-2019

e Appraised valuation in 2007, prior to purchase by the Housing Board

e An opinion of value for the property provided by the Town Assessor in November 2019

e Advice of Town Counsel: a series of email on the matter

Memorandum of Understanding

In 2010 the property at 72 Stow Road was purchased by the Boxborough Housing Board (BHB) for
affordable housing purposes. Funds were provided by the Boxborough Affordable Housing Trust (BAHT),
as authorized by the Trustees. It was recognized then that it might not be possible to utilize a portion of
the land for affordable housing purposes, due to unforeseen difficulties or circumstances. The Select
Board (Board of Selectmen then), the BHB and BAHT entered into a Memorandum of Understanding
(MOU) describing the intent and the process by which the Trust would be properly reimbursed or
compensated for loss of the asset. The MOU was executed in 2011 and recorded with the Town Clerk in
2014. No recipe or formula is given. Rather, the process relies on the “good faith and advocacy” of all
parties to do what is best for the town.

Performance history of town’s investment portfolio 2010-2019

The Boxborough Affordable Housing Trust funds are pooled or comingled with all of the town trust
funds, including the town stabilization fund. All funds are managed by the Town’s fiduciary,
Bartholomew and Company. Under Massachusetts General Law, municipalities may invest such funds
only in vehicles approved by the state banking commissioner. These vehicles are selected to be very
safe. Consequently, as would be expected, they generally have very modest or low rates of return. The
Town Treasurer provided a summary of the pooled trust fund rate of return for the period 2010-2019.
The annualized rate of return was about 1.6%/year, for a total appreciation for the period of 15%. The
performance of the town investment portfolio might be considered in determination of a fair valuation
of the Stow Road property.
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Appraised value in 2007

The Housing Board had a professional appraisal done in 2007 by Avery Associates, in preparation to
consider purchase of the property. This appraisal produced a range of $700,000 - $1,000,000 under two
scenarios. After negotiation with the sellers, the Housing Board purchased the property for $850,000.

Assessor’s opinion of value in 2019

In November 2019, the Town Assessor was asked to provide an opinion of value based on current
market conditions and comparable properties. This resulted in an “as-is” value of $591,209.
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Advice of Town Counsel

In November 2019, the Town Administrator asked Town Counsel to advise on the matter of determining
a fair valuation and the process of acquiring the property from the Boxborough Housing Board for
general municipal purposes. The response is contained in the following email exchanges:

From: Jonathan D. Eichman [mailto:JEichman@k-plaw.com]

Sent: Tuesday, December 03, 2019 10:19 AM

To: Ryan Ferrara <rferrara@boxborough-ma.gov>; Les Fox <lfox@boxborough-ma.gov>
Cc: Ralph Murphy (almurl0@mac.com) <almurl0@mac.com>; Maria Neyland
<mneyland@boxborough-ma.gov>; John Giorgio <JGiorgio@k-plaw.com>

Subject: RE: Housing Authority Property

All:

Ryan’s summary is correct. As background, | was unable to locate a fully executed MOU between the
AHT and the BHB. The drafts of this agreement provided by Les (attached) indicate that the final version
was to be filed with the Town Clerk (not recorded), so that is where to look. However, the intent of the
parties, as indicated by the drafts, can be honored without locating the final signed agreement. Funds
can be appropriated by Town Meeting directly to the AHT, eliminating the intermediate transfer of
funds to and from the BHB. As noted in the draft MOU, the method for determining the appropriate
amount of reimbursement was left to the parties. A legal basis for the reimbursement payment can be
found in the Regulatory Agreement governing the Boxborough Meadows 40B development, which
provides that all excess profits from that development must be given to the Town for affordable housing
purposes. | understand that the purchase funds for 72 Stow Road were made up of the funds paid to
the AHT as excess profits pursuant to settlement of the litigation concerning Boxborough

Meadows. Thus, by the terms of the Regulatory Agreement, those funds should remain dedicated to
affordable housing purposes.

Please contact me with further questions.

Jonathan D. Eichman, Esq.

KP | LAW

101 Arch Street, 12th Floor
Boston, MA 02110

0O: (617) 654 1727

F: (617) 654 1735
jeichman@k-plaw.com
www.k-plaw.com

This message and the documents attached to it, if any, are intended only for the use of the addressee and may contain information
that is PRIVILEGED and CONFIDENTIAL and/or may contain ATTORNEY WORK PRODUCT. If you are not the intended recipient,
you are hereby notified that any dissemination of this communication is strictly prohibited. If you have received this communication
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in error, please delete all electronic copies of this message and attachments thereto, if any, and destroy any hard copies you may
have created and notify me immediately.
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From: Ryan Ferrara [mailto:rferrara@boxborough-ma.gov]

Sent: Monday, December 02, 2019 6:51 PM

To: Les Fox <lfox@boxborough-ma.gov>; John Giorgio <JGiorgio@k-plaw.com>; Jonathan D. Eichman
<JEichman@k-plaw.com>

Cc: Ralph Murphy (almurl0@mac.com) <almurl0@mac.com>; Maria Neyland
<mneyland@boxborough-ma.gov>

Subject: RE: Housing Authority Property

Les and Al, | had a chance to speak with Jonathan Eichman this morning regarding
a number of matters including the Stow Road property. Jonathan, please feel free
to correct any errors in my summary below.

Process:

The required steps for the Town to transfer the 72 Stow Road parcel from the
Housing Board to presumably the Select Board, requires a formal vote and letter
from the Housing Board indicating that they no longer have a need for the
property. The Select Board would then sponsor a warrant article transferring the
care, custody and control of the 72 Stow Road from the Housing Board to the
Board of Selectmen. The article would also likely include funding for the transfer
of the parcel to ensure the Affordable Housing Trust is appropriately
compensated for the property.

Transfer Price:

There are no set rules for one branch of municipal government to purchase
property from another. Jonathan recommend a reasonable means to establish a
purchase price would be to go back to initial purchase date of December 17, 2010
and calculate what the investment income would be if the Town
Treasurer/Collector invested the $850,000 purchase price in a MGL approved
investment vehicle. | will accordingly work with the Nick F. to come up with a
reasonable calculation for the property, nearly nine years after the original
purchase.
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Les/Al, this would seem to be a reasonable objective for us to pursue the transfer
for the May Annual Town Meeting. What are your respective thoughts on the
matter?

Ryan Ferrara

Town Administrator
Town of Boxborough
Office: 978-264-1712

Email: rferrara@boxborough-ma.gov

When responding, please be aware that the Massachusetts Secretary of State has determined
that most email is a public record and therefore cannot be kept confidential.
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From: Les Fox

Sent: Wednesday, November 20, 2019 10:14 AM

To: 'John Giorgio' <JGiorgio@k-plaw.com>; 'Jonathan D. Eichman' <JEichman@k-plaw.com>
Cc: 'rferrara@boxborough-ma.gov' <rferrara@boxborough-ma.gov>

Subject: RE: Housing Authority Property

John and Jon,

This morning | spoke with Al Murphy, chair of the Housing Board, about this. He points out that three
parties will need to be involved achieving a proper resolution of the issues around using all or a portion
of the Stow Road land for non-housing purposes: the Housing Board, the Housing Trust, and "the town".
Our understanding is that the Trustees approved use of the Trust funds for purchase of the property by
the Housing Board, acting as the Town's agent. | believe Al, as chair of the Housing Board actually signed
the deed. Our standard process has been for the Trustees to vote to authorize the Housing Board to
make any and all expenditures from the trust fund for any purpose.

Aside from the preamble sections, one difference in the two versions of the MOA is the signatories to
the agreement. Both chairs of the BHB and BAHT are listed on each. In one, Frank Powers, chair of the
selectboard at the time, was signatory for the town. In the other, Selina Shaw, as TA was signatory for
the town. | don't know what version was recorded.

Les

From: Les Fox

Sent: Tuesday, November 19, 2019 9:12 PM

To: 'John Giorgio' <JGiorgio@k-plaw.com>; 'Jonathan D. Eichman' <JEichman@k-plaw.com>
Cc: 'rferrara@boxborough-ma.gov' <rferrara@boxborough-ma.gov>

Subject: RE: Housing Authority Property

John Jon,

| found the attached MOAs in my files from 2010, pertaining to the Stow Road property. They are very
similar but not identical. One was probably a work in process.

| don't seem to have the final signed and recorded versions. K&P probably has copies on file, and it is
likely Al Murphy, Chair of the Housing Board or Clerk Liz Markiewicz has them. And of course there is the

Registry. | had forgotten about the MOA. | am not sure what DOR rules might apply but wanted to draw
your attention to the MOA.

Les
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From: Les Fox [mailto:lesfox@comcast.net]

Sent: Tuesday, November 19, 2019 7:05 PM

To: John Giorgio <JGiorgio@k-plaw.com>

Cc: Jonathan D. Eichman <JEichman@k-plaw.com>; rferrara@boxborough-ma.gov
Subject: Re: Housing Authority Property

Thanks John. There was no town meeting vote to purchase. It was funded by the trust on vote of the
trustees.

Les
978-771-4093

Sent from my iPhone
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On Nov 19, 2019, at 6:20 PM, John Giorgio <JGiorgio@k-plaw.com> wrote:

Jonathan

If the land was acquired for affordable housing purposes under the control of the Housing Board, it
could not be used for any other municipal purpose without following 40:15A that is a declaration that
the land is no longer needed for the purpose for which it was acquired and a two thirds vote of town
meeting. That being said, we would need to examine the original town meeting vote and the deed into
the town. Unlike a release of Article 97 land there would be no inherent requirement that the BHB be
reimbursed at all unless the original town meeting vote so required. From a political standpoint,
reimbursement may be necessary , however.

John W. Giorgio, Esq.

KP | LAW
101 Arch Street, 12th Floor
Boston, MA 02110

0: (617) 556 0007

D: (617) 654 1705
F: (617) 654 1735
C: (617) 785 0725
igiorgio@k-plaw.com
www.k-plaw.com

This message and the documents attached to it, if any, are intended only for the use of the addressee
and may contain information that is PRIVILEGED and CONFIDENTIAL and/or may contain ATTORNEY
WORK PRODUCT. If you are not the intended recipient, you are hereby notified that any dissemination
of this communication is strictly prohibited. If you have received this communication in error, please
delete all electronic copies of this message and attachments thereto, if any, and destroy any hard copies
you may have created and notify me immediately.
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On Nov 19, 2019, at 6:01 PM, Jonathan D. Eichman <JEichman@k-plaw.com> wrote:

Any thoughts on this? | have not gotten into it yet.

Jonathan D. Eichman, Esq.

KP | LAW

101 Arch Street, 12th Floor
Boston, MA 02110

0O: (617) 654 1727

F: (617) 654 1735
jeichman@k-plaw.com
www.k-plaw.com

This message and the documents attached to it, if any, are intended only for the use of the addressee and may contain information
that is PRIVILEGED and CONFIDENTIAL and/or may contain ATTORNEY WORK PRODUCT. If you are not the intended recipient,
you are hereby notified that any dissemination of this communication is strictly prohibited. If you have received this communication
in error, please delete all electronic copies of this message and attachments thereto, if any, and destroy any hard copies you may
have created and notify me immediately.
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From: Les Fox [mailto:lfox@boxborough-ma.gov]
Sent: Tuesday, November 19, 2019 12:36 PM

To: Jonathan D. Eichman <JEichman@k-plaw.com>
Cc: Ryan Ferrara <rferrara@boxborough-ma.gov>
Subject: RE: Housing Authority Property

Jonathan,
To expand:

The land was purchased in 2010 with $850,000 of funds from the Affordable Housing Trust. These funds
were obtained in settlement of the town's lawsuit for excess profits under the applicable sections of Ch
40B. Subsequently the town has expended an additional $33,000 in maintenance, repairs and legal
expenses associated with the property. Town meeting has been told more than once that the Trust
funds may only be used for affordable housing purposes consistent with Ch. 40B. It has always been my
understanding as well as that of the Housing Board chair and member of the Trust that use of the land
for any other purpose would require the Trust to be "made whole". The question is what rule must we
follow to "make whole"? Return of the original principal of $850,000 plus $33,000 of expenses, or some
amount tied to current fair market value and/or loss of principal appreciation that the trust would
otherwise have realized, or ....?

| believe there must be DOR guidance on this. The town assessor queried DOR on this matter and was
told to check with Town Counsel, so here we are.

Les
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From: Ryan Ferrara

Sent: Tuesday, November 19, 2019 11:59 AM

To: Jonathan D. Eichman <JEichman@k-plaw.com>
Cc: Les Fox <Ifox@boxborough-ma.gov>

Subject: Housing Authority Property

Jonathan, the Town's Building Committee (BBC) is meeting this evening. The
Committee is seeking a parcel of land suitable to build a public safety

facility. After much review, the Town is now considering obtaining a parcel
owned by the Housing Board. If the Town were to pursue the purchase of this
parcel from the Boxborough Housing Board, what considerations would the Town
need to account for? The land is currently vacant and the Housing Board hasn't
to date deemed a purpose for the site. We don't anticipate the exchange to be
contentious. The BBC meeting is taking place at 6PM tonight thus if you could
provide your quick thoughts on the matter, | would appreciate it.

Ryan Ferrara

Town Administrator
Town of Boxborough
Office: 978-264-1712

Email: rferrara@boxborough-ma.gov

When responding, please be aware that the Massachusetts Secretary of State has determined
that most email is a public record and therefore cannot be kept confidential.
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WHEREAS, The Boxborough Housing Board (“Board”) was established in 2000 pursuant to the
Housing Board Bylaw and charged with developing, implementing and executing the Boxborough
Affordable Housing Long-Range Plan (the Plan) to provide for affordable housing in the Town of

Boxborough as well as for providing a diverse stock of affordab]e housing in accordance with said
Plan; and

WHEREAS, The Boxborough Affordable Housing Trust (“Trust”) was established in 2007
pursuant to the Affordable Housing Trust Bylaw for the purpose of providing for the creation and
preservation of affordable housing for the benefit of low and moderate income households, and to

support the activities of the Boxborough Housing Board through grants of real and personal
property; and

WHEREAS, The Trust granted to the Board the sum of $850,000 for the purchase of a certain
parcel of land in Boxborough (“72 Stow Road") as described in the deed to the Town of
Boxborough, acting by and through the Boxborough Housing Board, recorded with the Middlesex
Registry of Deeds, Southern District, in Book 56124, Page 151; and

WHEREAS, due to financial, construction and topographical considerations, as well as the nature
and extent of affordable housing, it is uncertain that all of 72 Stow Road can be used for
affordable housing purposes and the Board may determine that a portion or share of the property
would best be utilized for municipal purposes other than affordable housing;

NOW, THEREFORE, the Trust, Board, and the Town of Boxborough (“Town”) hereby agree as
follows:

1. 72 Stow Road shall be used substantially to provide affordable housing and to provide or
augment facilities for the Town.

RECEIVED
AUG 0 4 2014

TOWN CLERK
TOWN 8F BOXBOROUGH



2. Inthe event that some portion or share of 72 Stow Road is not used for affordable
housing, the Town shall reimburse the Board for said portion or share. Representatives
of the Board, Trust, and Town shall negotiate a fair payment to the Board for said
portion or share. The Board shall convey this payment to the Trust.

3. Inorder that future planners will not be constrained in unintended ways, the method by
which the future property valuation or apportionment, or method of reimbursement to
the Board and ultimately the Trust shall be determined is not precisely specified by this
Agreement. Instead, this Agreement relies upon the good faith and effective advocacy of
these planners to realize the intent of the Board, Trust and the Town.

4. The term of this Agreement shall be indefinite and shall apply to all future uses of 72
Stow Road. A record of the Agreement shall be retained indefinitely and filed with the

Town Clerk along with the Deed and other relevant documents concerning 72 Stow
Road.

5. This instrument represents the entire agreement among the Board, Trust and Town and
may not be modified or changed in any manner except by a writing signed by all parties.

Signed this £ day of January 2011:

For the Boxborough Housing Board / %r\ /2 OIZQOI J
R. Allen Murphy, Date
C

hairman

For the Boxborough Affordable Housing -

Trust ! _/J-L/Z“ l
Leslie R. Fox, Date

For the Town of Boxborough . pg / /Wé/)//

Chair,
Boxborough Board
of Selectmen



Performance History

From 12/17/2010 to 9/30/2019

Since Inception

Town of Boxborough Trust Funds UA (xxxx4179) - PPS Custom NFS

From

Yearly

12/17/2010
01/01/2011
01/01/2012
01/01/2013
01/01/2014
01/01/2015
01/01/2016
01/01/2017
01/01/2018
01/01/2019

Total

Annualized

To

12/31/2010
12/31/2011
12/31/2012
12/31/2013
12/31/2014
12/31/2015
12/31/2016
12/31/2017
12/31/2018
09/30/2019

Portfolio Return U

-0.10
2.20
1.17
0.31
2.01
1.20
1.87
1.43
0.10
3.96

15.00
1.60

Bloomberg Barclays
S Govt/Credit 1-3 Yr

0.20
1.59
1.26
0.64
0.77
0.65
1.28
0.84
1.60
3.42

12.93
1.39

This report is incomplete without the accompanying disclosure page.

Time Weighted Return (%)

Consumer Price
Index (Seasonally
Adjusted)

0.00
3.46
1.90
1.24
1.34
0.46
1.78
2.16
2.13
1.35

16.95
1.80

Bloomberg
Barclays US

US Treasury Bills Govt/Credit 1-5 Yr

0.00
0.16
0.31
0.28
0.06
0.12
0.41
0.82
2.03
2.00

6.33
0.70

0.47
2.73
6.32
1.25
2.03
151
2.30
2.33
1.01
5.56

28.44
2.89

Dow Jones
Industrial
Average

0.71

8.38
10.24
29.65
10.04

0.21
16.50
28.11
-3.48
17.51

191.20
12.93

MSCI EAFE (NR)
1.80
-12.14
17.32
22.78
-4.90
-0.81
1.00
25.03
-13.79
12.80

49.24
4.66
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Performance History

From 12/17/2010 to 9/30/2019 Since Inception

Disclaimer

The information displayed is provided by Commonwealth Financial Network® ("Commonwealth"), Member FINRA/SIPC. It is provided for informational purposes only,
should not be relied upon for tax or legal purposes, and is based upon sources believed to be reliable. No guarantee is made as to the completeness or accuracy of this
information. Commonwealth urges you to compare your account custodian statements with the statements you receive from us. If you believe there are material
discrepancies between statements, please contact Commonwealth directly at 800.251.0080. Past performance is not indicative of future results.

Position and account values shown are based on trade date and do not necessarily reflect actual current market prices or the value you would receive upon sale of such
assets. Fixed income securities do not account for cost basis adjustments associated with holding these securities. The investment return and principal value of an
investment will fluctuate, so an investor’s shares, when redeemed, may be worth more or less than their original cost. Certain assets may be illiquid and unavailable for
sale at any price. There is no assurance that your investment objective will be attained.

An investment in a money market fund is not insured or guaranteed by the Federal Deposit Insurance Corporation ("FDIC") or any other governmental agency; although
the fund seeks to preserve the value of the investment at $1 per share, it is possible to lose money. Non-bank deposit investments are not FDIC- or NCUA-insured, are
not guaranteed by the bank/financial institution, and are subject to risk, including loss of principal invested.

*“Current yield”, if reflected in this report, is the percentage of interest (bonds) or dividends (stocks) that the security is yielding based on the security’s current price. It is
calculated by dividing a bond’s current interest rate, or a stock’s dividends paid over the prior 12 months, by the current market price of the security as of the date of this
statement. Current yield, if reflected in this report, is provided for informational or illustrative purposes only and is not an accurate reflection of the actual return an
investor will receive because bond and stock prices are constantly changing due to market factors. “Distribution rate” applies to securities that are not listed or traded on
a national securities exchange (i.e., nontraded real estate investment programs). Distribution rates and payments are not guaranteed and may be modified at the
program’s discretion. Distributions may consist of return of principal (including offering proceeds) or borrowings. A breakdown of the distribution components and the
time period during which they have been funded from return of principal, borrowings, or any sources other than cash flow from investment or operations can be found in
your tax forms, which the sponsor will provide. When distributions include a return of principal, the program will have less money to invest, which may lower its overall
return. When distributions include borrowings, the distribution rate may not be sustainable. Please refer to the relevant prospectus or offering memorandum for
additional information and disclosures about the nature of and potential source of funds for distributions relating to nontraded securities.

All returns are shown net of fees unless otherwise indicated. Commonwealth relies upon data, formulas, and software to calculate the performance of portfolios.
Periodic software enhancements may possibly cause inconsistencies with some performance calculations. Please notify your advisor if you have reason to believe
calculations are incorrect to help ensure proper performance calculations going forward.

Certain assets listed in this report (identified as “Additional Assets” or “Advisor Manually Entered Account(s)”) may not be held through Commonwealth and may not be
covered by SIPC. Such assets are not subject to fee billing and are excluded from account performance calculations. Descriptions and valuations of Additional Assets or
Advisor Manually Entered Account(s) are based upon information provided by you (or by a third party acting on your behalf) to your advisor, have not been verified by
Commonwealth, and may not be accurate or current. The “unknown” label located in the value field indicates that no current value for the holding(s) has been able to be
obtained. If you have a custodial statement indicating the current value, and wish to see it listed on future reports, please provide it to your advisor.

Blended benchmark returns are composed of individual index data and index composition may change over time. All indices are unmanaged and it is not possible to
invest directly in an index or blended benchmark. Unlike investments, indices and blended benchmarks do not incur management fees, charges, or expenses.

This report is incomplete without the accompanying disclosure page.
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Performance History

From 12/17/2010 to 9/30/2019 Since Inception

Bloomberg Barclays US Govt/Credit 1-3 Yr - The Bloomberg Barclays US Govt/Credit 1-3 Yr Index measures a composite of government and corporate issues with
maturities between 1-3 years.

Consumer Price Index (Seasonally Adjusted) - The Consumer Price Index (CPI) is a measure of the average change over time in the prices paid by urban consumers
for a market basket of consumer goods and services. This data is reported on a seasonally adjusted basis, which eliminates the influences of weather, holidays,
opening and closing of schools and other recurring seasonal events, in order to more easily compare data from month to month.

US Treasury Bills - The 3-Month Treasury Bill represents the monthly return equivalents of yield averages, which are not marked to market; this index is an average of
the last three three-month Treasury Bill issues.

Bloomberg Barclays US Govt/Credit 1-5 Yr - This index includes all medium and larger issues of U.S. government, investment-grade corporate, and investment-grade
international dollar-denominated bonds that have maturities of between 1 and 5 years and are publicly issued

Dow Jones Industrial Average - Computed by summing the prices of the stocks of 30 companies and then dividing that total by an adjusted value--one which has been
adjusted over the years to account for the effects of stock splits on the prices of the 30 companies. Dividends are reinvested to reflect the actual performance of the
underlying securities.

MSCI EAFE (NR) - MSCI EAFE is a composite reflective of the equity market performance of developed markets in Europe, Australia and the Far East. (Total Return
Net)

This report is incomplete without the accompanying disclosure page.
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COMPLETE APPRAISAL

SUMMARY FORMAT

PROPERTIES

72 Stow Road—11.05 acres
Lot 207 Burroughs Road—2.43 Acres
Boxborough, Massachusetts 01719

DATE OF VALUATION

August 3, 2007

PREPARED FOR

Town of Boxborough
c/o Selina Shaw, Town Administrator
29 Middle Road
Boxborough, Massachusetts, 01719

PREPARED BY

Avery Associates
282 Central Street
Post Office Box 834
Acton, Massachusetts 01719
Tel: 978-263-5002
File No. 27085/2007121




Avery Associates

Real Estate Appraisers — Counselors 282 Central St.
P.O. Box 834
Acton, MA 01720
Tel: 978-263-5002
Fax:978-635-9435
jon@averyandassociates.com

August 20, 2007

Town of Boxborough

c/o Selina Shaw, Town Administrator
29 Middle Road

Boxborough, Massachusetts, 01719

RE: 72 Stow Road—11.05 Acres
Parcel 207 Burroughs Road—2.43 Acres
Boxborough, MA

Dear Ms. Shaw:

In accordance with our agreement, we are pleased to transmit the appraisal report
detailing our estimate of the market value of the fee simple interest in the above
referenced property. This appraisal contains the data, analysis and conclusions on which
the estimate is based.

The subject properties total 13.48 acres of Business zoned land with 613 feet of
frontage along Stow Road near the intersection with Massachusetts Avenue, Route 111.
The site is improved with two dwellings; a 1930 vintage, wood frame, cape style building
with 5 rooms, 3 bedrooms, 1 bath and 1,344 square feet of living area and an 883 sf, 1940
vintage, single story cottage with 3 rooms, 1 bedroom and 1 bath. We have been asked to
present the market value under two valuation scenarios. The first scenario ‘as is’ under
current zoning requirements and the second scenario, hypothetically as if the property
were rezoned to be Agricultural/Residential.

The value opinion reported is qualified by certain definitions, limiting conditions
and certifications presented in detail in the appraisal report. This report has been
prepared for your exclusive use. It may not be distributed to or relied upon by other
persons or entities without our permission.

The analysis under Scenario I is based on the Extraordinary Assumption that
each of the lots depicted in the Conceptual Development Plan can meet applicable State
and Local requirements for construction of a commercial building.

The analysis under Scenario II is based on the Hypothetical Condition that the
site is rezoned Agricultural/Residential and that each of the lots depicted in the
Conceptual Development Plan can meet applicable State and Local requirements for
construction of a single family dwelling. This is a hypothetical value since the
property owners must apply for such rezoning and the Boxborough Town Meeting
must vote to approve such rezoning. Neither application nor vote has taken place.



Page 2
Selina Shaw, Town Administrator
August 20, 2007

Based upon our analysis, it is our opinion that the estimated market value, under
Scenario I, subject to the noted Extraordinary Assumption, general assumptions and
limiting conditions, for the fee simple estate “as is,” as of August 3, 2007, is:

ONE MILLION ($1,000,000) DOLLARS

It is further our opinion that the estimated market value, under Scenario II, subject
to the noted Hypothetical Condition, general assumptions and limiting conditions, for
the fee simple estate as of August 3, 2007, is:

SEVEN HUNDRED THOUSAND ($700,000) DOLLARS

This letter must remain attached to the report, which contains 35 pages plus
related exhibits, in order for the value opinion set forth to be considered valid.

w
§:§th ery, Mll, CRE

Richard W. Bernklow, SRA an H. Av
Massachusetts Certified General Massachusetts Certified General
Real Estate Appraiser #3111 Real Estate Appraiser #26

AVERY ASSOCIATES

Rear Estare Arrnaisers - CounseLons
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS

ADDRESS: 72 Stow Road
Parcel 207 Burroughs Road
Boxborough, Massachusetts
OWNER(S) OF RECORD: 72 Stow Rd—Lyons Family Trust

DATE OF VALUE ESTIMATE:

Beverly Ludovico, Trustee (Named 2005)
Parcel 207 Burroughs Rd
GL Trust—Robert Ludovico, Trustee

August 3, 2007

INTEREST APPRAISED: Fee Simple

LAND AREA: 72 Stow—11.05 Acres
Parcel 207—2.43 Acres

IMPROVEMENTS: 2 wood frame dwellings: ¢.1930 Cape with 5 rooms
3 bedrooms and 1 bath and 1,344 square feet of
living area; ¢.1940 Cottage with 3-1-1 room count
and 883 sf of living area.

ZONING: Business

HIGHEST AND BEST USE: Scenario [--Subdivision as commercial lots
Scenario [I—Hypothetical Subdivision as
residential lots

ESTIMATED VALUE:

Scenario I $1,000,000

Scenario 11 $700,000

APPRAISED BY:

Richard W. Bernklow, SRA
Jonathan H. Avery, MAI, CRE
Avery Associates

282 Central Street

Acton, MA 01720



SUBJECT PROPERTY PHOTOGRAPHS
72 Stow Road
Parcel 207 Burroughs Road
Boxborough, Massachusetts
Taken By: R. Bernklow (08/15/07)

View of Existing Cape Facing East



SUBJECT PROPERTY PHOTOGRAPHS
72 Stow Road
Parcel 207 Burroughs Road
Boxborough, Massachusetts
Taken By: R. Bernklow (08/15/07)

View of the Rear Yard Facing West



SUBJECT PROPERTY PHOTOGRAPHS
72 Stow Road
Parcel 207 Burroughs Road
Boxborough, Massachusetts
Taken By: R. Bernklow (08/15/07)

View of Trail Into the Woods Facing West

View of the Woods Along the Eastern Boundary



